
In compliance with the Americans with Disabilities Act, the City of Gardner will provide reasonable accommodations for 
all public meetings.  Persons requiring accommodations in attending any of our public meetings should contact the City 
Clerk’s office at 856-0945 a minimum of 48 hours prior to the meeting. 

 
AGENDA 

 

Planning Commission Meeting 
Monday August 23, 2021 

7:00 pm 
Gardner City Hall 

120 E. Main Street 
 

 
CALL TO ORDER 
 
 
PLEDGE OF ALLEGIANCE 
 
 
ROLL CALL 
 
 
CONSENT AGENDA 
 

All matters listed within the Consent Agenda have been distributed to each member of the Planning 
Commission for study. These items are considered to be routine and will be enacted upon by one motion 
with no separate discussion.  If separate discussion is desired on an item, from either the Planning 
Commission or from the floor, that item may be removed from the Consent Agenda and placed on the 
Regular Agenda. 
 

1. Standing approval of the minutes as written for the meeting on July 26, 2021   
 
 
REGULAR AGENDA 

1. Rezoning request Z-21-05 located at the northeast corner of Moonlight & Woodson 
2. Final Development Plan FDP-19-03 revision/deviation request for Phase 1 Buildings 5 – 

10 Tallgrass Apartments 
 
 
DISCUSSION ITEMS 

1. Utility-Scale Solar Facilities 
2. Off-Site Advertising Signage 

 
 
ADJOURNMENT 



 

 

PLANNING COMMISION MEETING 
City of Gardner, Kansas 

Council Chambers 
July 26, 2021 

7 p.m. 
CALL TO ORDER 
The meeting of the Gardner Planning Commission was called to order at 7:06 p.m. on Monday 
July 26, 2021, by Chairman Scott Boden. 
 
PLEDGE OF ALLEGIANCE 
Chairman Boden led the Pledge of Allegiance. 
 
ROLL CALL 
Commissioners present: 
Chairman Boden 
Commissioner Ham 
Commissioner Hansen 
Commissioner Meder 
Commissioner McNeer 
Commissioner Jueneman 
Commissioner Cooper 
 
Staff members present: 
David Knopick, Community Development Director 
Melissa Krayca, Administrative Assistant 
Spencer Low, City Attorney 
 
CONSENT AGENDA 
1. Approval of the minutes as written for the meeting on June 28, 2021. 
 
Motion made by Commissioner McNeer to approve the minutes, seconded by 
Commissioner Meder. 
 
Motion passed 7-0. 

 
REGULAR AGENDA 
Item 1. Consider the following for Treadway Apartments  

a. Rezoning 
b. Site Plan 
c. Preliminary Plat 
d. Final Plat 

 
Dave Knopick, Community Development Director provided an introductory overview of the 
components of this item. 
 
APPLICANT PRESENTAION 
Ryan Adam, Cityscape Residential introduced himself and his partnership with Grata 
Development. Grata is a Kansas City based development company focused on building 
intentional communities where families live and thrive. Cityscape is a full service real estate firm 
with over 25 years of experience in design, construction and management. Grata Development 
and Cityscape are partnering to build multi-family housing in a premier location to capture the 



 

 

growing workforce demand in the area. Treadway at New Trails will consist of 424 units at the 
southeast corner of 175th St. and I-35 providing convenient highway access and amenities 
currently not found in the market. Competitively priced compared to other Class A projects 
further north and east with rent targets for studios at $775, 1 bedroom starting at $985 and 2 
bedroom starting at $1,166. Community amenities will include a clubhouse that includes work 
space and private conference rooms, pet spa, media & internet lounge, club room with 
television/arcade and fitness center. Site amenities will include saltwater pool, bbq grill stations, 
walking trails, full size bocce ball, pickle ball, dog park, package locker system, car washing 
station and Frisbee golf course. 
 
An administrative adjustment is requested to revise the plans to show a 6’ 4” wide sidewalks 
along areas abutting parking with vehicle overhangs. It is asked that the City to support this 
request to accommodate distance limitations associated with fire department requirement and 
they would also like to utilize a planting bed to break up the facades of the building for aesthetic 
purposes. By utilizing a 6’ 4” sidewalk they are able to provide the necessary passages to meet 
ADA requirements of a 4’ passage while contemplating a 2’ overhang for the front of vehicles. 
 
PUBLIC HEARING 
Public Hearing opened by Planning Commission. 
 
Steve Clary, 24850 W. 190th St expressed his concern about the infrastructure specifically 
internet service being overwhelmed in the area as he already has poor service with Century 
Link. Additionally he voiced the fact that a very large development would create more traffic than 
175th is able to accommodate. 
 
Ryan Adams stated that the conversations have begun with Century Link to obtain better 
service in the area. 
 
Public Hearing closed by Planning Commission. 
 
STAFF PRESENTATION 
Mr. Robert Case presented the information in the staff report for Treadway Apartments Items 1a 
& 1b. The rezoning petition is for a 2.12 acre expansion of a rezoning for a multi-family 
development that was presented in April. The rezoning request is also coupled with a site plan 
for a total of 424 apartment units. This site is part of the overall mixed use development called 
Prairie Trace a 260 plus acre development located at the southeast intersection of 175

 
th Street 

and Interstate 35. Mr. Case stated that staff found the overall plan to be compatible and in 
character with the neighborhood and the stated that the rezoning will not detrimentally affect 
nearby property.  The uses will not adversely affect the capacity or safety of utilities, 
infrastructure or public services. 
 
In general, the site plan is in compliance with the code, with several items that will be conditions 
of approval. The plan reflects generally accepted and sound planning and urban design 
principles with respect to applying the Comprehensive Plan.  The petitioner is requesting an 
administrative adjustment as previously stated. 
 
COMMISSION DISCUSSION 
Commissioner Meder wanted to clarify if the adjustment to sidewalks was for all the buildings. 
 
Mr. Case stated the adjustment will apply to all the sidewalks abutting parking spaces in front of 
the buildings. 



 

 

 
Commissioner Jueneman asked if there was any consideration concerning sound due to the 
proximity of the airport. 
 
Mr. Adams stated the building standards are so high already that the sound does not present 
issues. 
 
Mr. Knopick reminded the commissioner that the plan will go before the County for consideration 
as well. 
 
Chairman Boden stated the he would like to see 7ft sidewalks, closer to actual code requirements. 
Discussion ensued amongst commission members and the consensus was that the sidewalks 
must meet ADA requirements. Additionally, the commission was reminded that the maximum 
adjustment they could approve on the sidewalk width was up to 20% of the required 8 foot width. 
 
Motion made after review of Application Z-21-03 and SP-21-03, a rezoning for (parcel ID 
CF231429-1008), and site plan dated June 7, 2021, and staff report dated July 26, 2021, 
the Planning Commission approves the application as proposed, provided the following 
conditions are met: 

1. Revise the plans to either show either a 6’ 5” wide sidewalks with a kick outs at 
least every 200’ to meet ADA compliance on the sidewalk or a 7’ sidewalk 
along any parking with vehicle overhangs that are backed up to a parking lot 
curb. 

2. Revise the plan to show landscaping along the back side of all garages. 
3. Prior to the issuance of a building permit, the application shall obtain approval 

from the Johnson County Board of Commissioners. 
4. Prior to the issuance of a building permit, a final plat shall be approved by the 

Planning Commission, with rights-of-way and easements accepted by the 
Governing Body. 

And recommends the Planning Commission forward the recommendation for approval to 
the Governing Body. 

 

Motion made by Meder and seconded by McNeer. 
Motion passed 7-0. 
 
STAFF PRESENTATION 
Mr. Case presented the information in the staff report for Treadway Apartments Items 1c & 1d. 
The application is generally consistent with the Comprehensive Plan and in compliance with the 
Land Development Code. All technical studies have been submitted and approved. The plat does 
not deter any existing or future development on adjacent lots. 
Motion made after review of Application PP-21-03, a preliminary plat for parcel ID 
CF231429-1008, and preliminary plat dated June 7, 2021, and staff report dated July 26, 
2021, the Planning Commission approves the application as proposed after finding all 
applicable requirements have been met. 
Motion made by McNeer and seconded by Meder. 
Motion passed 7-0 
 
The final plat is in substantial compliance with the preliminary plat and the Land Development 
Code. The request for final platting is consistent with established goals and policies of the City. 
No adjustments are requested with this plat 
 



 

 

Motion made after review of Application FP-19-04, a final plat parcel ID CF231429-1008 
and final plat dated June 7, 2021, and staff report dated July 26, 2021, the Planning 
approves the application as proposed, provided the following conditions are met: 

1. Preliminary plat PP-21-03 shall be approved prior to the release of the final 
plat FP-21-04 for recording. 

2. The construction plans for any utilities, infrastructure, or public facilities 
shall meet all technical specifications and public improvement plans shall be 
submitted and approved prior to the release of the plat for recording. 

3. The application shall be reviewed and approved by the Johnson County 
Airport Board and Johnson County Board of County Commissioners prior to 
the release of the plat for recording. 

And recommends the Governing Body accept dedication of right-of-way and easements. 
 

Motion made by Meder and seconded by McNeer. 
 
Motion passed 7-0. 
 
 
Item 2. Consider the following for Cypress Creek 

a. Rezoning 
b. Preliminary Development Plan 
c. Preliminary Plat 

 
Dave Knopick, Community Development Director provided an introductory overview of the 
components of this item. 
 
 APPLICANT PRESENTATION 
Tim Tucker, Phelps Engineering gave a brief overview of the size of the development and the 
proposed access streets on Madison and 167th St.  There will be a 10ft concrete trail parallel to 
a stream running north to south. 
 
PUBLIC HEARING 
Public Hearing opened by Planning Commission. 
 
No one from the public spoke in regard to this matter. 
 
Planning Hearing closed by Planning Commission. 
 
STAFF PRESENTATION  
Mr. Case presented the information in staff report 2a &2b for Cypress Creek development. This 
site was just annexed into the City back in June.  It has been undeveloped since at least the 
1940’s. The proposed rezoning is for RP-2 which is typically a district that would be associated 
with duplex development but it also allows for single-family detached neighborhood housing.  
The staff feels that this rezoning and layout is consistent with adjacent development and also 
allows for more open space than is typically found within a suburban neighborhood. The staff 
finds the type of housing variety supports on going investment and attraction of new residents 
while promoting infill residential development. The low density development meets the design 
requirements and is in character with existing neighborhoods.  
 
The preliminary development plan is in general compliance with the code, with several items 
that will need to be conditions of approval. The plan reflects acceptable and sound planning and 



 

 

urban design principles with respect to applying the comprehensive plan. It is consistent with 
character of the neighborhood and supports lower density pattern with more open space and 
pedestrian connectivity to nearby schools. 
 
COMMISSION DISCUSSION 
Commissioner Meder asked for clarification on the proposed RP-2 zoning.  
Mr. Knopick explained the current zoning code and in regards to lot size and deviations that 
would have been required with R-1 zoning. Cypress Creek will develop smaller footprint homes 
on smaller lots. He indicated that the development is planned for single family homes only and 
plan revisions would have to come before the Planning Commission again if any substantial 
changes were proposed.  
 
Commissioner McNeer commended the applicant for bringing more affordable homes to the 
area. He also asked if the narrow lots are due to the creek and open space presented in the 
plan. 
 
Mr. Knopick stated it may be a factor but price points are also a driving component. 
 
Commissioner Jueneman inquired if the alignment of the proposed trail would be decided on at 
a later date. 
 
Mr. Case confirmed the alignment and easement will be part of final plat and final development 
plan and, the Parks department will be collaborating on the trail. 
 
Commissioner Cooper expressed her appreciation for the natural green space being integrated 
into the development and considers it beneficial to home values. 
 
Chairman Boden affirmed his support for the development and creating single family homes at 
reasonable price point. 
 
Motion made after review of applications Z-21-04 and PDP-21-02, a rezoning from RUR 
(Rural, Agricultural uses and single family dwellings District) to RP-2 (Planned Two 
Family Residential District) and associated preliminary development plan dated June 7, 
2021, and staff report dated July 26, 2021, for Cypress Creek, Tax Id 2F221423-1001, 
located between 167th Street and Madison Road just north of Gardner Edgerton High 
School, the Planning Commission recommends the Governing Body approve the 
applications subject to the following conditions: 

1. Approval of a transportation impact study and stormwater management 
plan by the City of Gardner Public Works Department; 

2. Dedication of a 30’ wide trail easement on the final plat to the City of 
Gardner that corresponds to the City of Gardner Parks Master Plans; and 

3. Revise the landscape plan to promote diverse tree plantings. 
And recommends the Planning Commission forward the recommendation for approval to 
the Governing Body. 

 
Motion made by Hansen and seconded by McNeer. 
Motion passed 7-0. 
 
STAFF PRESENTATION 
Mr. Case presented the information in staff report for Item 2C. Cypress Creek preliminary plat.  
The application is generally consistent with the comprehensive plan and land development 



 

 

code. All technical studies have been submitted and approved. The plat does not deter any 
existing or future development on adjacent lots. 
 

Motion made after review of case PP-21-04, a preliminary plat for Cypress Creek, Tax Id 
2F221423-1001, The East 100 acres of the Northwest Quarter of Section 23, Township 14, 
Range 22 between 167th Street and Madison Road just north of Gardner Edgerton High 
School, and preliminary plat dated June 7, and staff report dated July 26, 2021, the 
Planning Commission approves the application as proposed, provided the following 
conditions are met: 

1. Approval of rezoning Z-21-04 and preliminary development plan PDP-21-02 for 
Cypress Creek. 

2. Approval of stormwater management plan and traffic impact study by the 
Public Works Department. 

3. On the final plat, a 30’ wide trail easement that corresponds to the City of 
Gardner Parks Master Plan shall be dedicated to the City of Gardner. 
 

Motion made by Ham and seconded by McNeer. 
Motion passed 7-0. 
 
 
Motion made to adjourn by McNeer and seconded by Meder. 
Motion passed 7-0. 
Meeting adjourned at 8:33 p.m. 



PLANNING COMMISSION STAFF REPORT            REGULAR AGENDA ITEM NO. 1 
MEETING DATE:  AUGUST 23, 2021 
PREPARED BY:  ROBERT CASE, PLANNER 
 

PROJECT NUMBER / TITLE: Z-21-05 Rezoning for 18085 Moonlight Rd 
 
PROCESS INFORMATION 
Type of Request: Zoning Map Amendment 
Date Received: July 6, 2021 
 
APPLICATION INFORMATION 

Applicant: OSK LLC 
Owner:  Two Broke Brothers LLC 
Parcel ID:  CF231430-2014 
Location:  18085 Moonlight Rd 
 
REQUESTED ACTION 

Hold a public hearing on and consider a request to rezone 3.82 acres located at 18085 Moonlight 
Rd from A (Agricultural District) to C-2 (General Business District) District. 
 
EXISTING ZONING AND LAND USE 

The site is currently zoned A (Agricultural District), and is not in use. 
 
SURROUNDING ZONING AND LAND USE 

Zoning Use(s) 

North of subject property 

R-1 (Residential) District Single-Family Residential 
East of subject property 

RP-3 (Residential) District Multi-Family Residential 
South of subject property 

M-1 (Industrial), RP-2 (Residential) District Heartland Plumbing, Inc., Duplex Residential 
West of subject property 

R-1 (Residential) District Single-Family Residential 
 
 
 
 
 
 
 



GARDNER PLANNING COMMISSION 
Z-21-05 Moonlight-Woodson 
August 23, 2021 
Page 2 

EXISTING CONDITIONS 
 
The property is currently not platted and has one house and accessory structure located there. 
All utilities are available to the subject parcel. 
 

 
 
BACKGROUND / HISTORY 
 
The building on the property was built in 1920 and the site has been zoned A (Agricultural 
District) for many years. The property is currently vacant. 
 
 
STAFF REVIEW: 

Gardner Land Development Code Section 17.03.030 (B) Review Criteria: 

1. The character of the neighborhood, including the design of streets, civic spaces and 
other open spaces; the scale, pattern and design of buildings; and the operation and 
uses of land and buildings; 

Staff Comment: The neighborhood includes single-family residential, higher-density residential, 
and the Heartland Plumbing building. The site is located along the minor arterial South Moonlight 
Road and the collector Woodson Lane. The property is located at a transition point from single-
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family residential to the north and west to higher-density townhomes and duplexes to the east 
and south, respectively. 
2. The zoning and use of properties nearby, and the compatibility with potential uses in 

the proposed district with these zoning districts; 
Staff Comment: See the Surrounding Zoning and Land Use Table above. The requested C-2 
zoning is a more intensive zoning district than the existing zoning of surrounding property - other 
than the property zoned M–1 to the south. The wide range of potential uses permitted under the 
C-2 zoning along with the proximity of adjacent residential uses raises compatibility concerns 
without further land use restrictions beyond the permitted land uses under C-2 zoning and/or a 
specific development plan accompanying the rezoning request.  
3. The suitability of the subject property for the uses to which it has been restricted; 
Staff Comment: The property has been restricted to uses allowed in the A – Agricultural District 
and is suitable for the allowed uses indicated in Table 5-2: Use Table of the Land Development 
Code given infrastructure availability although some allowed uses may raise compatibility issues 
in light of the existing residential development adjacent to the property.   
4.    The extent to which removal of the restrictions will detrimentally affect nearby 
property; 
Staff Comment: Going from what would be considered the least intensive zoning district (A) to 
the intensity level of the C-2 district will create a variety of new issues that may affect nearby 
property within the existing development context of the parcel.  In general, light, noise, service 
provision, outdoor activity and other facets of the uses allowed in the C-2 district have the potential 
to be detrimental to neighboring properties without additional use limitations and restrictions which 
could serve to mitigate impacts through the development plan review process and the planned 
district designation. 
5.    The length of time the subject property has remained vacant as zoned; 
Staff Comment: The subject property has not been developed previously and currently has a 
residential and an accessory structure on the property which appears to be in support of small 
scale agricultural use. 
6.    The relative gain to economic development, public health, safety and welfare by the 

current restrictions on the applicant’s property as compared to the hardship imposed 
by such restrictions upon the property. 

Staff Comment: This rezoning request, if approved, would allow for the development of 
community commercial activity which would be of economic benefit to the City.  But the size of 
the property and the lack of a development plan would likely limit that gain in light of other 
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concerns related to the potential adverse impacts that may need to be mitigated given the variety 
of uses allowed in the C-2 district. In general, the relative gains resulting from the current 
restrictions appear negligible, as do the hardships imposed by such restrictions since the property 
can be developed further as a residential property or through rezoning the property to a residential 
district in conformance with the comprehensive plan. 
7.    The recommendations of professional staff; 
Staff Comment: Staff recommendation is provided below. 
8.    The conformance of the requested change to the Comprehensive Plan, and in 
particular the relationship of the intent statement for the proposed district and how the 
specific application furthers that intent statement in relation to the Comprehensive Plan; 
Staff Comment: The future land map in the comprehensive plan shows the parcel shown to be 
low-density residential in the future while the intent statement for the requested C-2 (General 
Business) zoning is to allow retail and service uses that do not require a central location but can 
contribute to the overall vitality and mix of uses in an area at a strategic location.  It should be 
noted that the plan does state the desire to promote community commercial spaces around 
strategic intersections but does not appear to designate this location as a strategic intersection 
for such community level commercial development. 
9.    The extent to which the proposed use would adversely affect the capacity or safety of 

any utilities, infrastructure or public services serving the vicinity; and 
Staff Comment: The infrastructure is already existing and is capable of serving the area. With 
proper planning / design / construction there should be no large adverse effects on infrastructure. 
10.    Other factors relevant to a particular proposed amendment or other factors which 

support other adopted policies of the City. 
Staff Comment: There appear to be several factors that may point to the future use of this 
property as a neighborhood level commercial location including: location on the corner of a minor 
arterial and collector intersection; being directly across the street from a parcel of property zoned 
M-1 Restricted Industrial District (which is a more intensive district than C-2); and being in close 
proximity to a variety of existing housing formats including single-family, duplex, and garden 
apartments which increases the residential density level above that of a typical suburban single-
family neighborhood.  
 

Additionally, there are factors that point to the future use of the property for residential 
development in a variety of formats in keeping with the comprehensive plan.  The consideration 
of all these factors point to the delicate nature of infill development and the need to determine the 
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zoning district that can best fulfill the desire to enhance and support neighborhood stability and 
development while utilizing the tools that require the higher level of planning / design necessary 
for properly integrating new development into an existing physical development context. 
 
ATTACHMENTS 

I. Rezoning Application 
II. Public hearing mailed notice letters 

III. Applicant Phasing Diagram 
IV. Applicant Aerial Images 

 

POTENTIAL ACTIONS 

Per Section 17.03.010 (G) of the Gardner Land Development Code, a review body may take the 
following actions (or recommend the following actions): 

1. Approve the application.  
2. Approve the application with conditions or modifications to lessen or mitigate a potential 
impact from the proposed application.  
3. Deny the application.  
4. Continue the application to allow further analysis. The continued application shall not 
be more than 60 days from the original review without consent of the applicant. No 
application shall be continued more than once by each review body without consent of the 
applicant. 

 
EFFECT OF DECISION 

Zoning Map Amendment (Rezoning) – Amendments to the official zoning map (rezoning) shall be 
approved by the Governing Body in the form of an ordinance. Approved changes shall be 
indicated on the official zoning map by the Director within 30 days following such action. 
 
RECOMMENDATION 

Staff recommends that the Planning Commission consider and recommend a less intensive 
zoning district then the requested C-2 General Business District for the property located at 18085 
Moonlight Rd.  The intent of the C-2 district is provided in the Land Development Code (LDC) as 
follows: 

  
Section 17.05.010 
12.    General Business – “C-2.” The General Business District provides retail, service and 
employment uses that do not require a central location or that are not easily integrated 
with supporting compatible uses. This district can also be used in a limited manner for 
specific uses that are not easily integrated into the compact pattern of neighborhood or 
mixed-use centers, but that can contribute to the overall vitality and mix of uses of these 
areas at strategic locations. 
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Given the development pattern, scale, type and intensity in the vicinity of this parcel, staff feels 
that the intensity of the uses allowed on this property should be limited to ensure compatibility 
with the surrounding neighborhood and adjacent properties.  Therefore, the CO-A Neighborhood 
Business District appears to be a more appropriate district if commercial use is to be allowed at 
this location.  The intent of the CO-A district per the LDC is as follows: 
  

Section 17.05.010 
10.    Neighborhood Business – “CO-A.” The Neighborhood Business District provides 
small-scale retail, service and employment uses in a compact and walkable format that 
are well-integrated with residential neighborhoods or other supporting uses. 

  
Per Kansas State Statutes Section 12-757 (b) the Planning Commission may make a 
recommendation of a zoning classification of a lesser change than that set forth in the notice for 
this item as long as there has been a previously established table or publication available to the 
public addressing what zoning classifications are lesser changes.  In this case the content of 
Section 17.05 Zoning Districts and Use Standards of the LDC meets this requirement for 
recommending the CO-A district instead of the C-2 district request.  
  
Additionally, staff feels that for any future development of this property to be “well-integrated” with 
the surrounding residential neighborhoods and other uses; such development be subject to review 
and approval through the planned development review process as outlined in Section 17.03.040 
of the LDC. 
 
Recommended Motion: 

After review of Application Z-21-05, a rezoning for 18085 Moonlight Road (parcel ID CF231430-
2014), and the staff report dated August 23, 2021, the Planning Commission recommends 
rezoning such parcel from A - Agricultural District to CO-A – Neighborhood Business District with 
the finding that the CO-A Neighborhood Business District is a lesser change then the C-2 General 
Business District request as demonstrated by Table 5-2: Use Table in Section 17.05 Zoning 
Districts and Use Standards of the Gardner Land Development Code (LDC), provided the 
following conditions are met: 

1. Future use of the property be limited to the following uses from Table 5-2: Use Table and 
the associated use descriptions found in Section 17.05.030 General Use Standards of the 
LDC:  
• RESIDENTIAL DWELLINGS 

o Multi-Unit Household Living P 
o Mixed Use (apartment over commercial/service) P 
o Live/Work P 

• CIVIC/INSTITUTIONAL 
o Cultural and Public Service P 
o Open/Civic Space P 

• RETAIL 
o Retail – Micro (under 1K) P 
o Retail – Neighborhood (1K – 3K) P 
o Retail – Small (3K – 6K) P 
o Grocery – Market (under 10K) P 
o Grocery – Store (10K – 45K) C* 
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o Outdoor Sales – Limited A* 
o Convenience Store/Fuel Station – Limited (1-4 pumps) P* 
o Convenience Store/Fuel Station – General (5-12 pumps) C* 

• SERVICE AND EMPLOYMENT 
o Animal Care – General P 
o Day Care Center P 
o Food and Beverage – Accessory Outdoor A* 
o Food and Beverage – General P* 
o Food and Beverage – Mobile T* 
o Health Care – Small P 
o Lodging – Bed and Breakfast (up to 5 rooms) P 
o Lodging – Inn (up to 20 rooms) P 
o Office – Limited (under 10K) P 
o Office – General (10K – 40K) C 
o Personal Services – Limited (under 3K) P 
o Personal Services – General (3K – 10K) P 
o Recreation/Entertainment – Indoor Minor (under 10K) P 
o Temporary Use T* 

• INDUSTRIAL 
o Manufacturing – Limited/Artisan P 

• AGRICULTURAL 
   None 

• COMMUNICATIONS AND UTILITIES 
o Small cell and distributed antenna systems mounted or collocated on 

monopoles, utility poles, or street lights in the public rights-of-way P* 
o Communication facilities designed as an architecturally compatible element 

mounted or collocated on nonresidential buildings A* 
o Communication facilities designed as an architecturally compatible element 

mounted or collocated on mixed use or live/work buildings A* 
o Wind Energy Conversion System – Small C* 
o Solar Collector – Roof Mounted A* 
o Solar Collector – Ground Mounted C* 

 
A = Accessory Use; C = Conditional Use; P = Permitted Use; T = Temporary Use;* = 
Supplemental Use Regulations 

  

2. That a preliminary and final development plan be submitted, reviewed and approved by 
the City Staff, Planning Commission and City Council through the prescribed public 
processes for such development plans found in Section 17.05.030 within 12 months of 
this rezoning action to add the P (Planned District) designation to the CO-A Neighborhood 
Business District.  If a development plan is not approved within such timeframe then the 
zoning for this parcel will revert back to the A - Agricultural District.   

and forwards the recommendation for approval to the Governing Body. 







PLANNING COMMISSION STAFF REPORT NEW BUSINESS ITEM NO.  2 
MEETING DATE:  AUGUST 23, 2021 
PREPARED BY: ROBERT CASE, PRINCIPAL PLANNER 
 

PROJECT NUMBER / TITLE:  FDP-19-03 Revised Final Development Plan for Tallgrass, 1st Plat 
 
PROCESS INFORMATION 
Type of Request:  Final Development Plan      
Date Received:  August 6, 2021     
 
APPLICATION INFORMATION 
Applicant:  Todd Allenbrand, Payne & Brockway, P.A.      
Owner:  Tallgrass Apartments, LLC (Todd Bleakley)   
Parcel ID:  CP94500000 0T0C, CP94500000 0T0D   
Location:  Northwest corner of Moonlight Road and University Drive 
  
REQUESTED ACTION 

Approve a revision to the approved final development plan for Tallgrass, 1st Plat to allow sidewalk 
widths alongside a parking lot to be reduced from the required 8’ to 6’. 
 
EXISTING ZONING AND LAND USE 
The subject properties are currently zoned RP-3 (Planned Garden Apartment) District with an 
approved preliminary development plan for the Tallgrass development.  The apartment 
development is well underway with construction.  
 
SURROUNDING ZONING AND LAND USE 

Zoning Use(s) 
North of subject property 

R-1 (Single-Family Residential) District Single-family residences and undeveloped 
single-family property 

East of subject property 
County RUR (Rural) District Single-family residences 

County PEC3 (Planned Light Industrial Park) 
District 

Crop agriculture of undeveloped property and 
manufacturing uses 

South of subject property 
C-O (Office) District Crop agriculture of undeveloped property 

CP-2 (Planned General Business) District 
Crop agriculture of undeveloped property and 

City’s Justice Center 

West of subject property 
RP-2 (Planned Two-Family Residential) 

District Duplex residences 
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EXISTING CONDITIONS   

The two parcels are currently under construction and surrounded by mainly residential.  The 
residential to the north and west are single-family and duplex, both existing and under 
construction.  The three residential parcels to the east are existing single-family residences that 
are not within the city limits. Additionally there are industrial and public service uses to the east 
and south. 

 
 
 
BACKGROUND / HISTORY  
Annexation of this property was approved by the Governing Body on March 3, 2003 (Ordinance 
No. 2054).  The eastern parcel was rezoned (Z-18-03) in 2018 from CP-2 (Planned General 
Business) District to R-3 (Garden Apartment) District with a tentative plan to construct 
approximately 60 units of apartments in the future.  The rezoning (Z-19-03) and preliminary 
development plan (PDP-19-03) was approved from RP-3, RP-4 and CP-2 to RP-3 at the August 
19, 2019 Council meeting.  Additionally these applications were reviewed by Johnson County due 
to the proximity of New Century AirCenter and was also approved.    
 
STAFF REVIEW: 

17.03.040 (F) Review Criteria: 

1. In general, any final development plan in compliance with all requirements of this Code 
shall be approved.  

Staff Comment: The proposed final development plan is generally in compliance with the Code 
with the exception of the items outlined in the staff report.  The applicant has requested one 
deviation and it is outlined in the deviations section below.  

2. In making a determination of compliance, or for final development plans accompanying 
any discretionary review or administrative relief, the review body shall consider whether: 
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a. The site is capable of accommodating the buildings, proposed use, access and other site 
design elements required by the Code and will not negatively impact the function and 
design of rights-of-way or adjacent property. 

Staff Comment: The site is capable of accommodating the buildings, proposed uses, access 
and other site design elements.  This is the first phase of the project.  
b. The design and arrangement of buildings and open spaces is consistent with good 

planning, landscape design and site engineering principles and practices. 
Staff Comment: The design and arrangement of the building and open space is consistent 
with good principles and practice.  The site includes parking on the interior of the site with the 
buildings along the roads, sidewalks connecting throughout the site and a clubhouse with a 
pool and play area. There is ample landscaping, specifically in the area adjacent to the duplex 
residential to the west. 
c. The architecture and building design uses quality materials and the style is appropriate for 

the context considering the proportion, massing, and scale of different elements of the 
building. 

Staff Comment: There are no changes from the previously approved final development plan. 
d. The overall design is compatible to the context considering the location and relationships 

of other buildings, open spaces, natural features or site design elements. 
Staff Comment: The overall design is compatible to the context considering the location near 
residential and commercial properties.  Similar materials, colors and roof styles help to create 
a relationship to the adjacent residential. 
e. Whether any additional site-specific conditions are necessary to meet the intent and 

design objectives of any of the applicable development standards.  
Staff Comment: No additional site specific conditions are necessary. 
3. The application meets the criteria for all other reviews needed to build the project as 

proposed. 
Staff Comment: There are no changes from the previously approved final development plan. 

4. The recommendations of professional staff. 
Staff Comment: Staff recommends approval of the revised final development plan Tallgrass, 
1st Phase with the conditions outlined in the staff report. 

5. The final development plan is in substantial compliance with the approved preliminary 
development plan. 

Staff Comment: The final development plan is in substantial compliance with the approved 
preliminary development plan.  This final development plan is for phase 1 of the project. 
Minimal changes include sidewalk widths and connections and landscaping is provided. 

 
DEVIATIONS 
 
Section 17.06.010 (C) of the Land Development Code outlines Development Standards for 
Planned Zoning Districts.  It states, “The development standards for planned zoning shall be those 
of the most comparable base zoning district, except as specifically modified and noted on a 
development plan accompanying a planned zoning proposal.  Departures from standards may 
specifically propose standards that differ from this Code for: 1. Street Types; 2. Open and Civic 
Space Types; 3. Applicable uses and performance standards; 4. Building Types and Frontage 
Types; 5. Site design and landscape; 6. Parking quantity and design; 7. Signs.”  The applicant 
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has requested deviations to the following section as authorized through the planned development 
process. 
 
1. Section 17.09.020 (C.2) Access and Parking Standards – sidewalks 
Standard:  Internal sidewalk widths along any parking with vehicle overhangs shall be 8’. 
Proposed:  Sidewalks width along buildings 5 thru 10 – 6’ 
Applicant’s Response: 
The request is to allow for a reduction in the width of sidewalks that parallel our parking lots in 
front of the apartment buildings from 8 ft. to 6 ft.  The ADA compliant, 6 ft. wide sidewalks allow 
for vehicle encroachment and still provide an approximately 4 ft. clear path.  The required, 
minimum clear path is 3.5 ft.  We feel the narrower walks are more aesthetically pleasing and 
provide additional lawn depth along the fronts of these buildings.  If allowed this deviation, we are 
willing to apply the cost savings to widening the trail from 5 ft. to 8 ft.  We believe this is a better 
allocation of funds, by meeting ADA requirements and providing a more practical trail.  
Staff Comments:  The sidewalks in front of the above mentioned buildings have already been 
poured.  The applicant’s engineer will need to provide the City with written confirmation that the 
decrease in width of the sidewalk meet all ADA requirements.  The applicant has also proposed 
to increase the widths of internal trails from 5’ to 8’.  Staff recommends approval of the deviation.  

 
ATTACHMENTS 

I. Revised Final Development Plan 
II. Application 

 
ACTIONS 
Per Section 17.03.010 (G) of the Gardner Land Development Code, a review body may take the 
following actions (or recommend the following actions): 
1. Approve the application. 
2. Approve the application with conditions or modifications to lessen or mitigate a potential 

impact from the proposed application. 
3. Deny the application. 
4. Continue the application to allow further analysis. The continued application shall not be more 

than 60 days from the original review without consent of the applicant. No application shall be 
continued more than once by each review body without consent of the applicant. 

 
EFFECT OF DECISION 
Final Development Plan – Approval of a final development plan shall authorize the applicant to 
apply for a building permit and other applicable permits. The Director may approve minor 
amendments to approved final development plans without the refiling of a new application, but in 
no event shall the Director approve any change that does not qualify for an administrative site 
plan, or any change that is different from any condition of approval of the final development plan. 
 
RECOMMENDATION 
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Staff recommends approval of the revised final development plan for Tallgrass, 1st Plat subject to 
the conditions outlined in the Recommended Motion.  
 
 
 
Recommended Motion: 
After review of Application FDP-19-03, a revised final development plan for Tallgrass, 1st Plat 
dated August 6, 2021, and staff report dated August 23, 2021, the Planning Commission approves 
the application as proposed, provided the following conditions are met: 

1. The applicant’s engineer shall provide written proof of ADA compliance for all sidewalks 
alongside buildings that front parking lots. 

2. Internal trails shall be widened from 5’ to 8’. 
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Community Development      MEMORANDUM 
 
TO: Gardner Planning Commission 
 
FROM:   David Knopick, Community Development Director 
 
DATE: August 23, 2021  
 
SUBJECT: Discussion Item 1: Discussion regarding Utility-Scale Solar Facilities 
 
 
BACKGROUND 
Johnson County has been approached by a private utility provider, NextEra, which is 
considering the development of a solar facility project in an unincorporated area of the County.  
This activity has prompted the County to work on the development of draft regulations for the 
Johnson County Planning Commission and Board of County Commissioners to consider and 
potentially adopt in preparation for a future solar facility application.  In addition to the draft 
zoning regulations the County is also putting together draft Comprehensive Plan amendments. 
 
County planning staff asked for initial comment from the planning staff of the cities in Johnson 
County early in the process and has been working with a consultant to draft the regulations.   
On August 10 County staff presented the draft update for the comprehensive plan and zoning 
regulations to the County Planning Commission.  Following discussion, the County Planning 
Commission decided there would need to be additional work sessions before the item was 
ready for a public hearing.  County Planning Staff expects to hold study sessions with the 
County Planning Commission on Sept. 14 and 28.  
 
ACTION / RECOMMENDATION  
Johnson County Planning has provided a summary memo of highlights from the draft 
comprehensive plan amendments and zoning regulations to date.  No formal action is 
necessary at this time, but staff would like to know if the Planning Commission has any 
comments or concerns regarding this item.  It is anticipated that staff will be having further 
discussions with the County staff as this draft material evolves. 
 
 
 



 

 

Codes Phone: (913) 715-2200 111 South Cherry Street, Suite 2000, Olathe, Kansas, 66061-3441 Fax: (913) 715-2222 

Planning Phone: (913) 715-2201 Web Page: http://planning.jocogov.org/  

 

 
August 17, 2021 
 
 
To:   City of Gardner Planning Commission 
 Dave Knopick, Community Development Director, City of Gardner Planning and Zoning 
Fr:   Jay C. Leipzig, AICP, Director  
Re:   Utility-Scale Solar Facilities - Summary of Draft Amendments to the Johnson County 

Comprehensive Plan and Zoning Regulations 

Johnson County is currently reviewing a draft update to the Comprehensive Plan and Zoning Regulations 
to address utility-scale solar facilities.  A private utility provider, NextEra Energy, is considering a future 
solar facility in the unincorporated area and the Planning Commission is reviewing new regulations to 
prepare for this type of use.  Two primary differences between utility-scale and residential solar 
installations are that the electricity generated from a utility-scale solar facility is not used directly at the 
host site and that a utility-scale project often spans hundreds or thousands of acres of land.   

In response to this activity, Johnson County Planning staff has worked with an independent consultant to 
draft amendments to the County’s Comprehensive Plan and Zoning and Subdivision Regulations for the 
regulation of Utility-Scale Solar Facilities.  These draft regulations are currently being reviewed and 
revised by the Johnson County Planning Commission in preparation for a public hearing .  (See below 
for more information regarding the Johnson County Planning Commission meeting schedule.) 

Highlights of proposed policy and development standards for Utility-Scale Solar Facilities, as currently 
contemplated, are summarized below and are submitted to the city of Gardner for review and comment.   

JOHNSON COUNTY COMPREHENSIVE PLAN  

The following are highlights of draft Johnson County comprehensive plan amendments regarding 
Utility-Scale Solar Facilities (USSFs): 

Goal:  Utility-Scale Solar Facilities bring with them unique impacts to surrounding areas and can be an 

appropriate use within the county if associated land use considerations are properly identified and 

managed.  With these draft amendments, the County is endeavoring to proceed with caution to avoid 

inundation by a single use. 

Unique Impacts Identified: 

 Large scale & wide geographic distribution 
 Intense site coverage 
 Long life spans 
 Future city development 
 Rural character, open space, aesthetics 
 Wildlife, stormwater & the environment 

http://planning.jocogov.org/
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Selected Draft Policies relating to City Development: 

1. Provide for future city growth and development. 
a. Adopt permit term limits that do not exceed a prudent planning period. 

b. Protect land areas for future development in general, and in particular, within 1 mile of the 
city fringe development areas. 

c. Coordinate with the street and land use plans of cities in the fringe areas. 
d. Adopt performance standards to control impacts affecting future city growth and 

development. 
2. Protect the unincorporated area from beginning inundated by this single use. 

a. Adopt size and geographic extent restrictions and distance limitations, plus site coverage 
limits. 

b. Restrict site coverage to promote and protect stormwater concerns. 
3. Provide for efficient development of other infrastructure and services. 

a. Coordinate with the plans of area providers of infrastructure and services. 
4. Promote the county’s rural character and open spaces. 

a. Adopt performance standards to control impacts affecting rural character and open space, 
including but not limited to requirements related to setbacks and screening to protect views 
from roads and abutting properties; ground cover consisting of prairie grasses, forbs and 
pollinators to protect disturbed areas; wildlife corridors; Project Area limitations to control the 
overall scale of the solar facility; height, noise and lighting to maintain a rural and not an 
urban character; and a decommissioning and reclamation plan to ensure that solar facility 
equipment is properly removed from the Project Area and disturbed areas reseeded.  

JOHNSON COUNTY ZONING REGULATIONS 

The following are highlights of draft Utility-Scale Solar Facility Development Standards associated with 
a new conditional use permit designed to uphold the above policies:  

Selected Development Standards regulating a new Solar Facility Conditional Use Permit: 

1. Term:  Up to 20 years. 

2. Equipment:  Includes photovoltaic panels, charge regulators, inverters, substations (which are also 
referred to as “transformers”), Battery Energy Storage Facilities, parking areas, and fencing. 

3. Maximum Project Area:  2,000 acres (3.1 sq. mi.). 

4. Distance from Cities:  Greater than 1 mile.  Excludes city “islands” that are less than 80 acres in 
size.  Waiver available, upon review and approval by the BOCC with findings that the waiver does 

not conflict with planned uses for the subject area. 

5. Distance from other Solar Facilities:  At least 2 miles. 

6. Development Ratio: PV Panel Coverage/Project Area up to 70%. 
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7. Setbacks:  Photovoltaic panels at least 50 ft. from Project Boundary.  Increased setback 

requirements from existing dwellings.  Waiver available, upon review and approval by the BOCC. 

8. Security Fencing:  Placed around sections of PV panels and not entire Project Boundary in order to 
provide wildlife corridors.  Not more than 12 feet in height.  May be chain link but shall not include 
slats. 

9. Ground Cover:  Disturbed land shall be reseeded with prairie grasses, forbs and pollinators. 

10. Screening:  Roads, residential zoning and existing dwellings screened from view of photovoltaic 
panels, equipment and storage.   

11. Battery Energy Storage Facilities and Substations:  Additional requirements will apply. 

12. Decommissioning and Reclamation:  Includes a surety and reclamation plan requirement. 

 

UPCOMING JOHNSON COUNTY PLANNING COMMISSION SCHEDULE – SOLAR FACILITIES 
 Special Meeting: Tuesday, September 14th at 5:45 P.M. conducted as an online meeting by a 

medium of interactive communication (Zoom Webinar). 
o Details and instructions regarding how the public can attend a Zoom online meeting will 

be posted on the Johnson County Planning Department website one week prior to the 
Planning Commission meeting on September 14, 2021, at the following online address. 

https://www.jocogov.org/dept/planning-and-codes/pln/home 

You are encouraged to check the website at least two (2) business days prior to the 
meeting for any updates. 

o The agenda for this meeting has not been determined. 
 

 Regularly Scheduled Business Meeting: Tuesday, September 28th at 5:45 P.M.  
o The type of meeting (in-person or zoom) is to be determined. 

 
 Future Meetings: 

o There is a possibility of additional meetings regarding solar facilities prior to scheduling a 
public hearing. 

o Check the Johnson County Planning Department website as indicated above for 
updated information as it becomes available. 

 

 

Attachments:  Aerial View of Solar Facility 
Solar Facility located in Independence, Mo., with Photovoltaic Panels and Inverters 
Diagram of Key Components of a Utility-Scale Solar Facility 
Example Battery Energy Storage and Substations 
Map of One-Mile Buffer from City Limits 
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Example Aerial View of Solar Facility 
(location unknown) 
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Example Solar Facility 
Independence, MO 
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Independence, Mo Solar Facility -- Continued 
Photovoltaic Panels 

 
Inverters 
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Key Components  

of a 
Utility-Scale Solar Facility 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Notes:   

 “Transformers” are also known as “Substations”. 

 Battery Energy Storage is optional as part of a Solar Facility. 
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Example Battery Energy Storage 
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 Example Electrical Substations 

(Transformers) 
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One-Mile Buffer from City Limits 
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Community Development      MEMORANDUM 
 
TO: Gardner Planning Commission 
 
FROM:   David Knopick, Community Development Director 
 
DATE: August 23, 2021  
 
SUBJECT: Discussion Item 2: Discussion regarding off-site advertising signage 
 
 
BACKGROUND 
The Governing Body was approached by a sign provider, representing a local property owner, 
with an inquiry and proposal regarding the allowance of off-site advertising signage along the I-
35 corridor in Gardner.  Currently, the Gardner Land Development Code (LDC) does not allow 
off-site advertising per Section 17.10.050 Standards Applicable to All Signs: 
 

K.    Any sign with a business message shall be located on the site of the business 
activity. 

 
As the Planning Commission is aware, Section 17.03.110 Text Amendments of the LDC states 
the text amendments to the LDC may be initiated by the Governing Body, the Planning 
Commission, or by staff.  After listening to the inquiry and proposal, the Governing Body asked 
that planning staff look into potential amendments / changes to the LDC that would 
accommodate off-site advertising signage and staff has been working on initial development of 
draft amendments and changes for future consideration by the Planning Commission and 
Governing Body per the procedures outlined in the LDC. 
 
In order to help the Planning Commission familiarize itself with this topic, the following links are 
being provide for reference purposes: 
 

City of Gardner Sign Standards (LDC Chapter 17.10): 
https://www.codepublishing.com/KS/Gardner/#!/Gardner17/Gardner1710.html#17.10  
 
State of Kansas Department of Transportation Advertising Signs In Kansas brochure: 
https://www.ksdot.org/Assets/wwwksdotorg/bureaus/burRow/_OutdoorAd/Advertising%2
0Signs%20in%20Kansas%20Brochure%2004%2019.pdf 
(This brochure provides an overview of the state regulations related off-site advertising 
along designated transportation corridors in Kansas including I-35.  The standards and 
requirements of the state are the minimum standards that would be applicable if off-site 
adverting signage were allowed in Gardner along the identified corridors.)   

 
In addition to the local regulations and the current state regulations, there are court decisions 
(primarily having to do with sign content / messaging) that must be taken into consideration 
related to sign regulation. 
 

https://www.codepublishing.com/KS/Gardner/#!/Gardner17/Gardner1710.html
https://www.ksdot.org/Assets/wwwksdotorg/bureaus/burRow/_OutdoorAd/Advertising%20Signs%20in%20Kansas%20Brochure%2004%2019.pdf
https://www.ksdot.org/Assets/wwwksdotorg/bureaus/burRow/_OutdoorAd/Advertising%20Signs%20in%20Kansas%20Brochure%2004%2019.pdf
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In consideration of the regulatory context, staff has begun to look at signs as principal uses and 
as accessory uses and recommending the removal of references to messaging content.  
Therefore, the focus of any amendments or changes to the sign standards addressing off-site 
signage should be focused upon items such as physical characteristics (e.g. height, dimensions, 
location, lighting, landscaping, etc.), as well as construction and maintenance standards which 
may also include special permitting / inspection requirements.   
 
Below is an initial outline of the direction staff is considering at this time.  Please note that 
specific items are subject to change and items may be added or removed upon further research 
as the amendments are drafted and reviewed. 
 

Standards applicable to signs as a principal use of property. 
Signs are considered to be a principal land use when a sign is the only use located on a 
parcel of property.  In all other instances signs are considered accessory signs to a 
principal use of property. A sign as a principal use of property is allowed in the following 
zoning districts – C-3 Heavy Commercial; M-1 Restricted Industrial or M-2 General 
Industrial – on property that abuts the I-35 right-of-way provided: 
 

1. The parcel of property meets the following development standards: 
a. Size – 10,000 square feet or more 
b. Direct vehicular access – must be provided from the nearest public right-

of-way (other than I-35 and constructed to a standard that accommodates 
emergency vehicle access to the sign 

2. The parcel of property be platted as a legal lot of record. 
3. The sign meets the following location standards: 

a. Setbacks –  
i. 10 feet from the I-35 right-of-way 
ii. 500 feet from the beginning / end of the nearest I-35 on / off ramp 
iii. 250 feet from any residentially zoned property and 1000 feet from 

any residential structure 
iv. For non-electronic / digital / LED signs 600 feet of separation 

distance from any other such sign located on either side of I-35 as 
measured along the centerline of the I-35 right-of-way 

v. For electronic / digital / LED signs 1000 feet of separation distance 
from any other such sign located on either side of I-35 as 
measured along the centerline of the I-35 right-of-way 

4. The sign meets the following development standards: 
a. Sign face size / dimensions –  

i. 900 total square feet per sign face 
ii. Height of sign face 30 feet or less 
iii. Width of sign face 60 feet or less 
iv. Overall height 50 feet or less 

b. Sign Type – 
i. Monument – subject to the standards identified in Section 

17.10.060 A of the Gardner Land Development Code. 
ii. Pole - subject to the standards identified in Section 17.10.060 C of 

the Gardner Land Development Code. 
c. Lighting – 

i. No flashing, intermittent or moving lights 
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ii. Direct / Indirect lighting sources shall be shielded in a manner that 
directs light to the sign face only, prevents the light source from 
being visible when looking at the sign and prevents glare. 

iii. Electronic / Digital / LED signs must display a static image for a 
minimum of 10 seconds between changes in display and no more 
than two seconds for transitions. No scrolling, flashing or animated 
transitions shall occur. Automatic dimming controls shall limit the 
illumination to no more than 500 nits at the sign surface at night or 
during low light times, and no more than 5,000 nits at the brightest 
daylight period. 

5. The sign meets the following construction and maintenance standards: 
a. An initial building / sign permit is required and plans provided with 

applications for permitting such sign shall be certified by a licensed 
engineer registered in the State of Kansas. 

b. Construction shall be in accordance with industry-wide standards and the 
adopted building regulations of the City of Gardner. 

c. Maintenance activities shall ensure that the sign is structurally sound and 
in good condition and that the property is maintained in compliance with 
the adopted regulations of the City of Gardner. 

d. Sign permits for such signs shall be renewed every 5 years though the 
filing of a sign permit renewal application and a certified inspection report 
provided by a licensed engineer registered in the State of Kansas 
verifying the sign is structurally sound and in good condition.  

6. The sign shall be subject to meeting all other applicable state and federal 
regulations. 

 
ACTION / RECOMMENDATION  
The information provided above and attached serves as background information and an initial 
framework for discussion purposes.  Any draft amendments are subject to further review by 
planning staff and the City Attorney prior to consideration by the Planning Commission or 
Governing Body.   
 
No formal action is necessary at this time, but staff is asking that the Planning Commission 
become familiar with the information over the next two weeks.  If you have comments / 
questions resulting from your review, please inform staff so that we can take those comments / 
questions into consideration as any proposed changes are finalized prior to presentation to the 
Planning Commission for formal action.  It is anticipated that the Planning Commission will hold 
a public hearing per Section 17.03.110 on draft text amendments in the near future (potentially 
at the September 27, 2021 Planning Commission Meeting). 
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